There are similarities between Korea and Japan in terms of national planning and development system and housing policies. Japan has suffered from great shifts of social and economic systems due to skyrocketing land prices for three times and the collapse of the bubble economy after the Second World War. The study reviews historically important changes in the national territory and housing policies for last 60 years in Japan. It also investigates changing trends and characteristics of many socioeconomic indicators with regard to population, housing and other fields in response to these policies. First of all, Japan has experienced significant economic growth before and after the 1960's, and the era of national rebuilding projects in the 1970's. After then, the period of the bubble economy has emerged since 1980; however, it suffered from skyrocketing land values between the late 1980's and the early 1990's, and the collapse of Japanese bubble economy in the early 1990's. In response, many urban regeneration policies and projects were proposed to recover the national economy since 2000. It is found that these national territory development and housing supply policies throughout the country have been influenced by the changing characteristics of social and economic conditions. Since the housing supply ratio in 1968 reached up to around 100% on average, Japan has been focusing attention to improving the residential and living quality for existing housing stock rather than supplying new housing units through large-scale new town projects. These experiences are full of helpful suggestions for our future housing and urban regeneration policies as we reach to more than 100% of housing supply ratio on average.
Introduction

Backgrounds and objectives
The planning idea of growth and development in the last century has changed to the concept of maturity and management because the public have been more and more interested in urban and residential environments in this century. According to the paradigm shift, future land and housing policies need to be reshaped as new approaches to urban regeneration projects become more supported than large-scale development and redevelopment projects.
Along with the stream, a governmental plan titled "A Plan for Revitalizing Housing Supply in Downtown and Supplying Affordable Housing (Bogeumjari)" in September 2008, emphasized that continuous housing supply was essential to tackle the increasing demand for residential places in downtown areas. It presented that 60 percent of new residential units would be provided in urban areas while focusing on conventional redevelopment and reconstruction and reinforcing the role of private market system. We can also realize that the public policy has been changing from large-scale land and new town development projects to urban regeneration programs including downtown redevelopment, reconstruction and transit-oriented development.
According to the interim result of the 2010 Census, the national population growth rate is slowing down; however, the number of people living in the Seoul Metropolitan Region amount to about 50 percent of the national population. In addition, average members per household decreases steadily, while both one-person households and the ratio of apartment houses to total housing stock increase notably. A number of foreign governments have been trying to address these social and economic trends by legalizing new land and housing strategies. In particular, Japan, having similar land and housing development policies to Korea, has suffered from social and economic changes including skyrocketing land prices and collapse of the bubble economy for three times since the end of the Second World War.
There have been some studies addressing the issues of land and housing policies in Japan; Kim and Kim (2008) proposed some policy implications for Korea after examining housing supply policies and housing market system in Japan. Yoo (2006) paid attention to Japanese land development system and some related issues in order to ease the lack of housing stock in Japan. Lee et al. (2008) investigated systematic changes of public corporations along with changing laws and strategies with regard to national development and housing supply. In addition, Lee et al. (2010) inquired into Japanese legal system and achievements related to large-scale land development to improve Land Development Promotion Law in Korea.
The majority of the studies have mainly focused on national land and housing development policies in a specific point of time rather than their changing characteristics by times in Japan since the Second World War. This article, therefore, investigates the changing trends and traits of Japanese land and housing system and strategies along with the changes of social and economic conditions during the last 60 years in Japan. It makes an analysis of the changing attributes in social and economic system and measures such as population and housing stock by times which are expected to cause these policy and systematic shifts. This research also intends to propose policy implications for land development and housing supply plans and strategies resulted by ongoing changes in our social and economic system.
Scope and methodology
For the purpose of suggesting policy implications from the changes of land and housing policies, this study examined their changing characteristics as the results of changing social and economic conditions in Japan. By conducting comparative analyses of social and economic conditions and changes both in Korean and Japan, future outlook and policy suggestions are presented for establishing more sensible and plausible land and housing policies in Korea.
The research was conducted as follows. First, relevant literature is reviewed to understand the changes of land and housing policies in Japan. Then, their changing attributes and the relationships with social and economic indicators are investigated by analyzing statistical data including interim data of 2010 census, the number of new housing supply and housing stocks, housing and land survey.
Changes of land and housing policies by periods in Japan
Since the end of the Second Word War, Japan has experienced massive changes in land and housing policies amongst the changes of social and economic environments such as repeatedly soaring land prices and collapses of the bubble economy for three times. The first event happened during the rapid growth period around 1960, the second was Japanese rebuilding boom 1) in the 1) The National Rebuilding Plan was proposed to address extenalities from dense population and pollutions, and to promote local industries early 1970's, and the last was divided into three events representing social and economic changes: skyrocketing land price during the bubble economy between the late 1980's and the early 1990's; the collapse of the bubble economy during the early 1990's; and urban regeneration policies for vitalizing national economy since the 2000's.
1960's: growing rapidly and establishing housing supply plans
During the 1950's, the central government has established first ten-year housing supply plan to solve the shortage of housing stock. Also, several authorities such as Housing Corporation were established to promote public housing supply. The National Territory Comprehensive Development Act was enacted in 1950 so that integrated approaches and initiatives were presented in consideration of social, economic and cultural conditions. Before and after 1960's, the first phase of soaring land prices took place, as industrial land prices skyrocketed primarily due to rapid development of increasing private investments into manufacturing and facilities alongside high economic growth rate. Indeed, the scarcity of housing supply in three major cities 2) become serious because of significant population influx, and rapid urban sprawl.
After the Ministry of Home Affairs (MOHA) was established in 1960, various policies and systems upon land, urban and community development such as National Territory Construction Plan, Metropolitan Development Plan, Promotion Act for Developing Northern Inland Region, and Promotion Act for Developing Chugoku Region were presented and implemented. The first apartment or mansion 3) construction boom occurred in 1964. The Housing Construction Plan Act was legislated so that comprehensive housing plan could be set forth by central government, and cooperation between central and local governments were encouraged. Based on the efforts, Tama New Town Development Project as the First Five-year Plan for Housing Construction was implemented. Some new polices were newly legalized in 1968: line setting system to divide urban area into urbanization promotion areas and urbanization control areas, zoning system, development permission system, and New City Planning Act 4) enabling to establish the City Planning Commission. It was during the period that first achieve the goal of one house per household when the national average of houses per household scored 1.01. The second phase of the apartment construction boom took place at this time.
and manufactures by connecting major urban areas with highway networks and shinkansen. 2) They are Tokyo, Osaka, and Nagoya metropolitan areas.
3) An apartment is a high-rise residential building that is similar to the structure in Korea. 4) Japan has had Urban Planning Act since 1919. As the current law was enacted in 1968, it is called New City Planning Act.
1970's: rebuilding boom and developing new towns
Following to the enactment of the Tsukuba Science City Construction Act in 1970, new town development projects began to be enforced. In 1971, the Second Five-year Plan for Housing Construction has been established in which the goals of one-room-per-person and 9.5 million new homes were pursued.
'New Urban Infrastructure Act' was legalized in 1972 in order to develop regional growth poles in the areas distant from downtown. New trends have appeared such as cash flow problems, rebuilding the Japanese Archipelago, population centralization in large cities, corporations' land acquisitions, second period of soaring land price caused by speculative needs, and the third apartment construction boom. The Act on the Utilization of the National Territory was enacted in 1974 for setting up national land use plans and managing land transactions. Many mansions or apartments started to be constructed in suburban areas, and the Kohoku New Town Project in Yokohama was set forth. 846 real estate companies, on the other hand, had been bankrupted consecutively.
Land readjustment promotion district, apartment complex district, and housing and neighborhood maintenance district were designated in 1975, and the Act on Special Measures Concerning the Promotion of Housing and Residential Land Supply in Major Urban Areas was set to help launch the land readjustment projects in specially designated districts and residential housing readjustment projects. Additionally, the Land Development Corporation established in that year had authority to endorse other corporations to implement land readjustment projects or other similar projects. It could also provide public facilities, local railways and water works. For the first time, average growth rate of the official land price scored minus due to the global oil shock.
The Third Five-year Plan for Housing Construction focusing on improving housing quality was established in 1976 under the plan of supplying 8.6 million houses to achieve the goal of basic and average standards of residential quality. One year after, the Third Comprehensive Plan for National Territory Development containing the residential right for local residents was effective, and the fourth apartment construction boom took place. In the late 1970's, mini new towns increased more than large new cities.
1980's and early 1990's: bubble economy and its collapse
In 1981, the first Machizukuri Ordinance in Kobe, and The Forth Five-year Plan for Housing Construction aiming to build 7.7 million new houses were established. Japanese Housing Corporation and the Urban Development Corporation were merged to be the Housing and Land Development Corporation authorized to execute special redevelopment projects.
The Rebuilding Plan of the Capital City was created in 1985 to overcome mono-centric spatial structure in Tokyo metropolitan area by constructing multi-centric spatial network. The Forth General Plan for Readjusting Capital Region and the Fifth Five-year Plan for Housing Construction were prepared to supply 6.7 million new houses. Land trust system was also introduced for the nation-owned land in 1986. The plan intended to enhance the quality of residential environment by setting up related standards. In 1987, the Forth Comprehensive Plan for National Territory Development was presented mainly to design multi-centric dispersed spatial structure and transportation network. Also, the Special Act for Promoting Urban Development by Private Sector was enacted and designated private urban development promotion zones in order to encourage development projects in urban areas by decent private construction companies. At the same time, the third period of soaring land price took place because of three forces: demands for business areas in downtown Tokyo, increasing needs for surrounding residential development, and more speculative demands for available land. To address them, the Act for Promoting Multi-centric Dispersed National Territory and the Basic Act for Land was approved in 1988 and 1989, respectively. To get over the situation of bubbling economy, particularly in 1990's, some policies and measures were initiated including land value tax in 1992, fixed property tax rates and increasing succession tax, increased special land value tax and so on.
The Sixth Five-year Plan for Housing Construction were proposed to provide 7.3 million new houses and to achieve the goal of 95m 2 per house. As land price was going down continuously, the Ministry of Construction suggested new vision for real estate industry in 1992. In 1993 5) , the Summary of Constructing Environment-friendly Model City was promulgated for informing and educating the public to minimize environmental burdens so that environment-friendly housing and town projects were to be conducted furthermore. The Seventh Five-year Plan for Housing Construction was prepared in 1996 suggesting that more than half of total national households should take minimum residential standards, and a household should occupy 100m 2 in average, and 7.3 million new houses should be provided.
As an effort of coordinated and collaborated policies and measures to vitalize inactive downtowns and commercial activities in the areas, and to readjust central streets and blocks in urban areas, the Act on Comprehensive Measures for Readjusting Streets and Vitalizing Commercial and Business Activities in Downtowns 6) was enacted in 1998. In addition, the Housing and 5) New vision for real estate industry proposed some future directions for real estate companies including improving real estate management, creating and maintaining urban environment, enhancing social credit and unity and organizing cooperative actions to globalization of its market. 6) The existing law lacked in enhancing the public good and various urban activities such as businesses and commercial activities to increase residential population who were the source of vitalizing streets of town. The plan to lead vitalizing downtowns was mandated by the central government, but it was realized that the system had limitations because it had no means to ensure positive actions by local residents. It was hence redesigned as Urban Readjustment Corporation' became the Urban Infrastructure Readjustment Corporation with the changes of its organization and functions.
Late 1990's and 2000's; Administrative Reform and Urban Renaissance
The collapse of the bubble economy in the early 1990's made land prices down in the first decade of 2000's. To deal with the issue, a plan for administrative reform had been designed by 2005 when the cabinet's resolution was decided in December 2004.
The government established the Headquarter of Administrative Reform by appointing the Prime Minister as its head so as to make the reform more comprehensive and positive. The missions of the Minister of Administrative Reform were presented in three categories: reforming special corporations, public service system, and public service corporations.
When the period of urban regeneration has begun since 2000, the Urban Renaissance Headquarter was officially formed 7) to enforce urban renewal policies and measures by cabinet's resolution on May 8th, after the Koizumi administration's inauguration on April 8th of the year. Major urban regeneration projects were conducted after the Act on Special Measures Concerning Urban Renaissance was enacted in April 2002 as a result of the administration's efforts. In 2001, the Eighth Five-year Plan for Housing Construction, setting up the targets of supplying 6.4 million decent new houses and readjusting residential buildings for meeting the demand.
There was concerns about the imbalance between the demand and the supply in 2003 8) because office buildings greatly increased due to consistent constructions in downtowns of big cities such as Tokyo in the early 2000's, but its demand did not come up with their supply due to long-term economic recession. In 2004, a special incorporation, the Urban Regeneration Corporation was organized as an independent administrative organization. aimed to be a producer of urban renaissance projects based on the accumulative knowledge and experiences of the Urban Infrastructure Readjustment Corporation (Lee, 2008 ).
In the mid 2000's, some laws and systems related to land and housing development polices such as the National Territory Comprehensive Development Act and the Housing Development and Planning Act was fundamentally redesigned as with policy changes. The National Spatial Planning Act was newly enacted in 2005 when the National Territory Comprehensive Development Act was revised. The National Spatial Planning Act enabled to prepare both the National Land Use Plan and the National Spatial Strategies. The National Comprehensive Development Plan which had been perviously presented five times was replaced by th National Land Use Plan in accordance with the changing conditions of decreasing population. The Housing Development and Planning Act that had played its role for 40 years since 1966 was abolished and replaced by the Basic Act for Housing. In addition, the Basic Plan for Housing took the place of the Five-year Plan for Housing Construction while mainly concentrating on residential quality, housing stock and housing plans in the 21 st century.
Characteristics of national territory and housing
policies in Japan Along with decreasing population, Japan first entered to the aging society in 1970 that ratio of the 65 year and over population was 7.1%, and broke 10% of the ratio in 1985. In 1994, Japan has first entered to the aged society as the ratio was 14.1%, and it entered to the post aged society in 2006. Indeed, it is expected that the ratio of 65 year and over population becomes 35.7% in 2050.
The population decline in Japna is different from previous world experiences because it is expected to be a nationwide 9) In Japan, a household does not mean the member living together in the same house but members of a family. decline. the main cause of Japan's population decline is a natural decline owing to a fertility rate that is too low to sustain Japan's population. Not only a regional population decline but also a national population decline has been occurring(Uemura and Uto. 2010).
Housing stock and construction performance
Total housing stock in Japan has increased by 3.2 times for 50 years, from 17.4 million in 1958 to 57.6 million in 2008. Taking a look at the number of new houses since 1960, it had rapidly increased until 1970, but there has been no distinctive trend from 1970 to 1996 even though it has repeatedly up and down. For six years since 1996 to 2002, however, the number of newly constructed houses decreased rapidly; it diminished by almost 500,000 during this period. It has shown in Figure 3 that around 1.2 million stocks on average have been maintained since 2000.
It was in 1968 that was Japan has achieved over 100% in housing supply ratio 10) , which became 114.3% in 2003 as it has steadily increased since 1950's. Also, the number of houses per 1,000 people has grown from 253 in 1968 to 422 in 2003, amounting to about twice for 30 years.
When the housing supply ration was below 110%, it was observed that new housing construction activities have rapidly declined. However, the number of new houses has been kept between 1,2 million and 1.3 million as the ratio became over 110% with a varying degree. 10 ) There has been no concept of the housing supply ratio in Japan since 1980's. Figures in this paper are calculated from the ratio of total houses to total households.
Housing types and supply by sectors
In terms of housing types, the majority of housing type was single-family housing from 1977 to 1984 when only new housing units were considered; however, apartments have been dominant for about ten years after 1985. Since 1995, the amount of both single-family and apartment housing types has become similar.
The private sector has made more contribution to housing supply. The number of new houses funded by the private sector was more than that financially supported by the public sector except for the period between 1982 and 1994 when they were almost same. After 1999, the number of new houses funded by public sector has greatly decreased while the number of private- 
Policy changes related to changing socioeconomic circumstances
Similar to Korea, Japan has been suffering from the shortage of housing stock for a long time. When one fifth of total housing units or 14 million houses had been destroyed during the World War II, about 4.2 million were in short supply. The problem has been more serious during the 1960's, the economic development period because the population in cities has sharply increased.
Due to the experiences, various efforts have been made to enlarge land and housing supply during 1960's. The National Land Development Plan were established in 1962 and Housing Construction Five-year Program were initiated in 1966. As a consequence, a goal of one house per one household (100 % of housing supply ratio) was achieved throughout the nation in 1968, and in all metropolitan areas in 1973. In addition, above half of total households reached to minimum residential environment suggested by the central government. 11) It was after 1968 that strived to enhance the quality of existing housing units as the housing supply ratio amounted to above 100%. It was shown that the shortage of housing units has been relieved as the number of houses per unit population increased by 11) Housing supply ratio only measures a quantitative level of total houses compared with total households. It does not imply the quality of residential environment. In general, housing quality can be defined as an appropriate living space in a house. The housing construction five-year program evaluated the space as an index. However, enhancing interior environment such as insulation and ventilation was more important than the quality of residential space. Housing policy in Japan has paid attention to supplying enough number of housing units compated to the number of households. But its focus has moved to the quality of residential space to improve the quality of residential environment.
National land development plans have been implemented which have been renewed every five year since the first National Land Plan was established in 1962. Although several development laws and system such as National Land Act have been implemented, effective measures and actions have not been executed in response to the problems of unbalanced regional development, spatial location and distribution of industries, and environmental impacts.
Due to rapid development and high growth during the 1960's, most regions have suffered from stagnancy in rural areas, the shortage of housing units, and unplanned development in urban Reference: * Houses of houses in Japan are statistics of 1968, 1973, 1978, 1983, 1988, 1993, 1998, 2003, 2008 ** Statistics of Korea is from potential sum of 2010 population and house census, and housing supply ratio is statistics of 2008. areas that resulted from massive influx of the people to three major cities (Tokyo 12) , Osaka, and Nagoya). The central government has adopted growth pole strategy by establishing the National Development Plan to achieve balanced development among different regions. In terms of national economy, Japan has experienced explosive increases of land price for three times, and also suffered from long-term economic downturn for over ten years and a significant decline in land price. Accordingly, the urban regeneration 12) Population of Tokyo metro area was firstly recorded over 10 million people.
policies for revitalizing the national economy have been planned and administered strategically since 2000. Korea also has undergone skyrocketing land price for two times which were happened in the late 1970's and in the late 1980's, respectively. The fall of land prices was then followed after the International Monetary Fund financial crisis in 1998, even though the crisis has been stabilized with annual 5% growth rate in average since 2000.
It can be stated that both of the early 1960's in Japan and the late 1970's in Korea were similar in that two countries have suffered from rapid economic growth and soaring land prices. In addition, in the early 1970's in Japan and the early 1990's in Korea, they have been faced with economic crisis and presented a number of policies and measures to overcome the situation.
Population change
While total population of Japan was 127.76 million in 2005, Korea had 47.04 million residents in total, which indicated that Japan had 2.7 times as many as Korea in total population. About 3.1 times more households were living in Japan than in Korea as of 2005. Total population has decreased in Japan since 2006 while Korea is expected to be from 2019, which shows that the beginning of population reduction in Japan comes 13 years earlier than in Korea.
Looking into the ratio of 65 year or older people to total population in 2007, Japan showed 21.1% while Korea scored at 9.8% that was similar to the ratio of 1984 in Japan. Japan has already entered to the aging society in 1970, but Korea moved into it in 2000 13) . The year of becoming the aging society in Japan was 30 years earlier than in Korea. In addition, that of becoming the aged society and the super aged society in Japan were 26 years and 20 years eariler than in Korea, implying that rapid progress has been made in Korea. The number of members per household as of 2005 were 2.58 in Japan and 2.96 in Korea that was similar to the figure of the early 1990's in Japan; however, the number of Korea in 2020 is expected to be 2.58, comparable to the number of Japan in 2005.
Housing stock and housing supply ratio
Total housing stock has increased in Japan by 2.3 times over last 40 years from 25.6 million units in 1968 to 57.6 million units in 2008. During the similar period, Korea has experienced the increase by 2.9 times: 4.36 houses in 1970 and 12.5 houses in 2010. The number of total housing stock of Japan in 1968 is about 5.09 times as many as that of Korea in 1970; however the gap 13 ) UN designates that the aging society is the society portion of 65 year or older population is more than 7%, aged society is over 14%, and in case of over 20%, it is post aged society.
between two countries has been diminished recently as Japan had about 4.3 times more houses than Korea. The ratio of housing construction to total housing stock 14) in Japan was pacing down from 5.80% in 1970 to 3.42% in 1980, which has been less than 3% since 2000 with the record of 2. Japan. Korean basis is finishing of construction but Japan is starting of construction. But as it is difficult to get statistics specifically, cases of Japan are dealt as finishing projects. Japan indicate that Korea is still suffering from housing shortage problem as her levels are similar to those of Japan in 1970's.
In terms of housing supply ratio, it was in 1968 when Japan had firstly more than 100%, which then has risen up to 105%. But its speed became slower and reached above 110% at a stable degree of housing stock. On the other hand, the ratio of Korea had drop to 69.2% in 1987 which then has rapidly increased since 1988 until it became 100% in 2002. The number of yearly supplied housing units had decreased since 1990. Housing supply reached to the peak of 950,000 of new housing units, and then the number has been evenly about 460,000 on an annual basis since 2004 15) .
When it comes to the number of new housing units provided by by the public and private sectors, the proportion of the public housing units has rapidly decreased since 1995 in Japan: from 49.5% in 1994 to 2.2% in 2004. It primarily diminished at the beginning of the Urban Renaissance Agenc (UR) which had been restructured from the Urban Development Corporation (UDC). That is a distinctive situation after 1990's as its housing supply ratio became over 100%. In Korea, the balance of the public and private sectors had been 6 to 4 in 1990's; then the portion of the public sector has been smaller between 1999 and 2002, recording 18.6%. After then, it has gradually grown to 30.4% in 2004.
In terms of total housing supply by the public sector, both countries has showed similar numbers during the 1990's; however, it turned to be different after 2004. It is because Japan has executed administrative reform and employed knowhow from the private sector in order to get over economic downturn lasting for 10 years after the collapse of its bubble economy.
A comparison between two countries and its implications
In spite of apparently different policies related to national territory and housing development due to different conditions in two countries, basic framework of relevant policies is quite similar. The policies can be summarized in terms of national territory, housing, and urban planning and land use policies.
Above all, Korea has enacted the Act on Comprehensive Plan for National Territory Development in 2003 to deal with the limitations of the Forth National Territory Comprehensive Plan, and to accept the paradigms proposed by the plan and establish policies and specific plans for national territory (Heo, 2010). As it was necessary for Japan to transform the existing National Territory Comprehensive Development Act due to the changing trends, it was replaced by the National Spatial Planning Act. Both countries, therefore, have experienced some important changes in their fundamental directions and framework of the national territory planning.
The housing supply plan has been prepared in Korea every 10 years based on the comprehensive housing plan stipulated by Housing Act. In Japan, the Five-year Housing Construction Plan based on the Housing Construction Planning Act was changed to the basic plan for housing based on the Basic Act for Housing focusing more on residential and living quality. As explained previously, the housing plans of two countries are quite different in many points as with different number of housing supply. Housing policies in Japan is primarily paying attention to improving the quality of residential and living environment rather than the quantity of housing supply. The deepest gap between two countries lies in urban planning and land use policies. In Korea, the National Land Planning and Utilization Act was enacted by combining both the National Territory Utilization and Management Act and Urban Planning Act so that both land use planning and urban planning were administered based on the integrated law. However, Japan still has two-tier systems: the National Territory Utilization and Planning Act and Urban Planning Act as done in Korea before 2003. In terms of urban planning and policy, urban regeneration has been an important issue when new planning paradigm has emerged. In this line, both countries have conducted many urban regeneration projects on a regular basis in that the Act on Special Measures Concerning Urban Renaissance was enacted in Japan in 2003, and the Special Act on the Promoting Urban Renewal was authorized in Korea in 2005.
To sum up, there are some gaps between two countries in terms of national territory, housing, and urban planning and land use policies; however, they are complementary rather than incompatible when it comes to changing policies in accordance of environmental changes in the future mainly due to similar framework of national territory and housing policies.
Conclusions
This article examined the changing characteristics of national territory and housing supply plans and policies along with the changes of social and economic conditions through the experiences in Japan. Major conclusions can be made as follows.
First, Japan has experienced fundamental changes in the mid 2000's when the pivotal laws in relation to the national territory and housing policies were enacted. During the period, the National Territory Comprehensive Development Act and Housing Construction Planning Act were replaced by the National Spatial Planning Act and the Basic Act for Housing, respectively. These fundamental changes mean that the quality of residential and living conditions became more important than the quantity of housing stock. They also imply that new paradigm for spatial strategies of the national territory should be established in preparation to changing attributes such as population reduction and aged society.
Second, Japan adheres to free and competitive market system for housing supply except for public housing. Key housing policies has changed by decades in Japan: focusing on solving housing shortage problem between the 1960's and the 1970's, evolving to enhancing the residential and living quality between the 1970's and the 1990's, and paying attention to utilizing the market system for supplying housing stock.
Third, the number of annual housing construction amounted to 1.28 million in average between 1960 and 2002. But, it has diminished as the housing supply ratio reached to over 110%. Although new housing supply has decreased, the amount of new residential units supplied was still excessive compared with its housing supply ratio. Historically, it became a cause of the collapse of the bubble economy in Japan. The experiences of housing development and supply in Japan should be considered in Korea when housing policies and plans are prepared.
Fourth, when it comes to comparing socioeconomic indicators between Korea and Japan, the population of Japan has been consistently decreasing after 2005, while that of Korea is estimated to be similar after 2018. Japan has become the aging society 30 years prior to Korea. It is also expected that Japan would be the aged society 26 years and the super aged society 20 years earlier than Korea, respectively. It implies we should prepare it because our society's aging pace is considerably fast.
In terms of housing stock, the number of new housing units in Japan (57.6 million in 2008) were 4.3 times as many as in Korea(14.9 million in 2010). However, it can be maintained that the number of housing stock in Japan is far more than in Korea because its population and households are about 2.7 and 3.1 times larger than those of Korea, respectively. In terms of the number of public housing supply, Korea is similar to Japan during the 1990's. After 2004, however, they have shown different characteristics. It is because administrative reform has been executed and knowledge and experiences from the private sector have been introduced to overcome economic recession for 10 years after the collapse of its bubble economy. In this regard, we anticipate that there will be significant changes in housing supply policies and mechanism in Korea.
As explained above, there are temporal gaps between Japan and Korea in the changes of national territory, housing, urban planning and land use policies mainly because of changing socioeconomic conditions. But their basic framework of national territory and housing policies are quite similar, which can provide policy implications for both countries to design their future directions and principles of relevant policies and plans. Through the comparative study of Japan's trends and distinctions caused by the changing attributes of national territory and housing policies along with the changes of social and economic situations, this research can be a starting point to investigate relevant policies and systems in more in-depth and systematic ways.
